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PROJECT INFORMATION
831 WATER ST.   -   09/11/24 G00.1

PROJECT DIRECTORY

OWNER:
NOVIN DEVELOPMENT CORP.
1990 N CALIFORNIA BLVD STE 800  
WALNUT CREEK, CA 94596
ATTN: IMAN NOVIN
inovin@novindevelopment.com
(925) 344-6244

ARCHITECT:
LOWNEY ARCHITECTURE
360 17TH STREET, STE 100  
OAKLAND, CA 94612
ATTN: MARK DONAHUE
mark@lowneyarch.com
(510)269-1123

VICINITY MAP

LANDSCAPE ARCHITECT:
HMH
1570 OAKLAND ROAD  
SAN JOSE, CA 95131
ATTN: BRIAN GLICK
bglick@HMHca.com
(408)487-2200

CIVIL ENGINEER:
IFLAND ENGINEERS
5300 SOQUEL AVE. STE 101  
SANTA CRUZ, CA 95062
ATTN: JON IFLAND
jonifland@iflandengineers.com
(831)426-5313

PARCEL MAP

N

831 WATER STREET DEVELOPMENT
SANTA CRUZ, CA 95060

PROJECT DESCRIPTION

Site Location:
831 Water St
Santa Cruz, CA 95060

ZONING DISTRICT:
C-C COMMUNITY COMMERCIAL

GENERAL PLAN LAND USE:
MXHD MIXED USE HIGH DENSITY

APN:
00921230; 00921231; 00921238

LOT AREA:
Total Area:   39,659 sf

FAR:
Base Max FAR: 1.75
Provided FAR: 2.32

DENSITY:
100% affordable project within 1/2 mile 
of major transit stops - no density limit

SETBACKS:
Front Yard:     0 ft
Streetside:        0 ft
Interior Side Yard:    20 ft*
Rear Yard:         0 ft 

BUILDING HEIGHT:
Commercial-Only (stories & ft): 3 & 40ft
Residential-Only (stories & ft): 3 & 40ft
Additional height for mixed use 
with ground floor retail:   0 & 5ft
Max allowed height: 3 stories & 45ft

Provided height: 5 stories & 53ft
(+1 level of underground parking) 

BUILDING GROSS FLOOR AREA
Ground level: 21,059 sf
Level 2: 20,205 sf
Level 3: 20,525 sf
Level 4: 20,525 sf
Level 5:   9,743 sf
Total: 92,057 sf

PROJECT INFORMATION

PROJECT DATA

06.30.2021 ENTITLEMENT SET
09.09.2021 ENTITLEMENT SET UPDATE

09.05.2024 ENTITLEMENT SET UPDATE

DATE                 ISSUES & REVISIONS

* Site abuts an R-District - setbacks should 
not be less than the minimum yard required 
for the adjacent yard in the said R-District

THE PROJECT FEATURES A MIXED-USE RESIDENTIAL DEVELOPMENT 
WITH 140 UNITS, 800 SQUARE FEET OF RETAIL SPACE, 2,500 SQUARE 
FEET OF WORK/LIVE UNITS, A COMMUNITY ROOM, SHARED SPACES, 
AN ON-SITE MANAGEMENT OFFICE, A LAUNDRY FACILITY, AND AN 
AMENITY AREA, ALL SITUATED ON THE GROUND FLOOR.

THE BUILDING COMPRISES TWO AREAS:  A FOUR-STORY SECTION OF 
TYPE V-A CONSTRUCTION; AND A FIVE-STORY SECTION OF TYPE III-A 
CONSTRUCTION, BOTH OVER A TYPE I-A BELOW-GRADE GARAGE 
PODIUM.

PROJECT IS TO BE BUILT IN ACCORDANCE WITH THE MINIMUM 
REQUIREMENTS OF THE GREEN POINT RATED PROGRAM.

7 UNITS TO MEET ADA MOBILITY FEATURES DEFINED IN CBC 11B 809.2 
THROUGH 11B 809.4 AND 3 UNITS TO HAVE COMMUNICATIONS 
FEATURES DEFINED IN CBC 11B 809.5.

GF live/work units: 2,250 sf
GF Amenity Space: 1,647 sf
Retail:    800 sf
Below Grade Parking:    20,107 sf

NON-RESIDENTIAL GSF

UNIT COUNT
Ground Level:
Studio:  15
1-Bedroom:    6
2-Bedroom:    2
Live work:    5
Total:  28
Level 2:
Studio:  16
1-Bedroom:   12
2-Bedroom:    3
Total:  31
Level 3:
Studio:  16
1-Bedroom:   17
2-Bedroom:    3
Total:  36
Level 4:
Studio:  16
1-Bedroom:   17
2-Bedroom:    3
Total:  36
Level 5:
Studio:    1
1-Bedroom:    1
2-Bedroom:    4
3-Bedroom:    3
Total:    9

GRAND TOTAL: 140
NOTE:
All of the units (other than manager’s units) 
are restricted to very low, low and moderate 
income residents, with a maximum of 20% 
restricted to moderate income units. 

CAR PARKING CALCULATION
Required Auto Parking:
24.12.240:

BASE PARKING CALCULATION
1 space/Studio/1Br/live-work x 122  122 spaces
2 spaces/2BR+ x 18             36 spaces
TOTAL BASE PARKING REQ'D    158 spaces
 
Guest = 10% x 158 spaces          16 spaces
TOTAL w/GUEST PARKING     174 spaces

SB35 PARKING CALCULATION
No parking required, the development is located within 
one-half mile of public transit

COMMERCIAL PARKING CALCULATION
Required:  1 space/250 gsf
2,250 gsf / 250 sf                          9 spaces

Provided Auto Parking:
Commercial       1 spaces
Residential Standard     13 spaces
Residential Compact       4 spaces
Residential ADA (1 EVSE) :     3 spaces
Residential EVSE(12%):     5 spaces
Residential EV Ready(40%):   17 spaces
Total auto spaces provided:     43 spaces

CONCESSIONS/ WAIVERS

1. Open Space
2. FAR
3. Height

SHEET LIST
GENERAL
G00.0 COVER SHEET
G00.1 PROJECT INFORMATION
G01.0 STORMWATER

WORKSHEET
G02.0 DENSITY BONUS

CALCULATIONS
G02.1 DENSITY BONUS

CALCULATIONS - BASE
G02.2 DENSITY BONUS

CALCULATIONS - BASE
G02.3 DENSITY BONUS

CALCULATIONS -
PROPOSED

G02.4 BUILDING PROGRAM
G03.0 SITE CONTEXT

CIVIL
C1.0 SCHEMATIC DEMOLITION

PLAN
C2.0 SCHEMATIC GRADING,

DRAINAGE & UTILITY PLAN
C2.1 SCHEMATIC GRADING,

DRAINAGE & UTILITY PLAN
C3.0 SCHEMATIC EROSION

CONTROL NOTES AND
DETAILS

C3.1 SCHEMATIC EROSION
CONTROL PLAN

C3.4 SCHEMATIC STORMWATER
CONTROL PLAN

ARCHITECTURAL
A00.1 SITE PLAN
A00.3 DEMO PLAN
A01.0 BASEMENT FLOOR PLAN
A01.1 GROUND FLOOR PLAN
A01.2 LEVEL 2 PLAN
A01.3 LEVEL 3-4 PLAN
A01.5 LEVEL 5 PLAN
A01.6 ROOF PLAN
A02.0 MATERIAL BOARD
A02.1 BUILDING ELEVATIONS -

SOUTH & NORTH
A02.2 BUILDING ELEVATIONS -

EAST & WEST
A03.1 BUILDING SECTIONS

PROJECT DATA

OPEN SPACE CALCULATION

Required Open Space:
24.10.750:
100 sf/unit of private open space 
150 sf/unit of common open space

Required:
Common:      150 sf x 140 = 21,000 sf
Private:      100 sf x 140 = 14,000 sf
Total Required:         35,000 sf

Provided :
Common:
   Ground Floor       6,065 sf
   Roof Deck       4,366 sf 
Private:          989 sf
Total Provided:                   11,420 sf 

NOTE:
Project is entitled to receive a maximum height 
increase of up to three additional stories or 33 ft.

BICYCLE PARKING CALCULATION
Required Bicycle Parking:
24.12.250:

Residential:   
1 space / units 140 spaces (Class 1)
1 space / 4 units   35 spaces (Class 2)
Commercial: 
1 space / 1000sf  (min.2)    2 spaces
20% Class 1, 80% Class 2

Total bicycle spaces provided:    144 spaces (Class 1)
  38 spaces (Class 2)

A03.2 BUILDING SECTIONS
A03.3 BUILDING SECTIONS
A03.4 BUILDING SECTIONS
A03.5 SITE SECTION
A04.1 VIEW FROM N

BRANCIFORTE AVE AND
WATER ST

A04.2 SIDE VIEW FROM WATER ST
A04.3 REAR VIEW FROM N

BRANCIFORTE AVE
A04.4 STREETSCAPE ELEVATION

FROM WATER STREET
A05.1 SHADOW STUDY
A05.2 SIGN PLANS
A06.1 ENLARGED UNIT PLANS

LEVEL 2-4
A06.2 ENLARGED UNIT PLANS

LEVEL 5
A06.3 ENLARGED UNIT PLANS

LIVE/ WORK
A07.1 WALL SECTIONS
A07.2 EXTERIOR ARCHITECTURAL

ELEMENTS
A08.1 LIGHTING PLAN - GROUND

FLOOR
A08.2 LIGHTING PLAN - ROOF

LEVEL

LANDSCAPE
L-1 TREE PROTECTION PLAN
L-2 LANDSCAPE PLAN GROUND

FLOOR
L-3 LANDSCAPE PLAN ROOF

DECK
L-4 PLANTING LEGEND AND

NOTES
L-5 FURNISHINGS AND

MATERIALS
L-6 FURNISHINGS AND

MATERIALS
L-7 FURNISHINGS AND

MATERIALS
L-8 HYDROZONE PLAN

GROUND FLOOR
L-9 HYDROZONE PLAN ROOF

DECK
L-10 IRRIGATION DETAILS
Total sheets: 54



STORMWATER WORKSHEET
831 WATER ST.   -   09/11/24 G01.0



DENSITY BONUS CALCULATIONS
831 WATER ST.   -   09/11/24 G02.0

BASE PROJECT  Ground Floor Program

BASE PROJECT  Residential Program

RESIDENT AMENITY - 1,400 SF

RESIDENTIAL (BUILDING A) -6,930 SF

RESIDENTIAL (BUILDING B) - 10,580 SF/FLOOR x 2 FLOORS

RESIDENTIAL (BUILDING A) - 13,245 SF/FLOOR X 2 FLOORS

RESIDENTIAL SUPPORT - 700 SF

RESIDENTIAL SUPPORT - 362 SF

RESIDENTIAL (BUILDING B) - 7,711 SF

COMMERCIAL - 4,650 SF

RESIDENTIAL - 21,060SF/FLOOR X 2 FLOORS

RESIDENTIAL (BUILDING A)
 - 21,060 SF/FLOOR X 1 FLOOR (DENSITY BONUS)
 - 10,205 SF/FLOOR X 1 FLOOR (DENSITY BONUS)

PROPOSED PROJECT  Ground Floor Program

PROPOSED PROJECT  Residential Program

RESIDENT AMENITY - 775 SF
LIVE/WORK - 2,485 SF

RESIDENTIAL SUPPORT - 370 SF

RESIDENTIAL SUPPORT - 2,575 SF

RESIDENTIAL - 12,220 SF

COMMERCIAL - 870 SF

RESIDENT AMENITY - 925 SF

RESIDENTIAL SUPPORT - 335 SF



DENSITY BONUS CALCULATIONS - BASE
831 WATER ST.   -   09/11/24 G02.1

Building A  

Building B



DENSITY BONUS CALCULATIONS - BASE
831 WATER ST.   -   09/11/24 G02.2

BASE PROJECT  Parking Level Program BASE PROJECT  Level 2 Program
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DENSITY BONUS CALCULATIONS - PROPOSED
831 WATER ST.   -   09/11/24 G02.3
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831 WATER ST.   -   09/11/24 G02.4

PROPOSED PROJECT  Ground Floor Program
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SITE CONTEXT
831 WATER ST.   -   09/11/24 G03.0
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SITE PLAN
831 WATER ST.   -   09/11/24 A00.10 32'16'

Sheet Notes:

1. Natural Gas-Free Design as required by SCMC 6.100
2. New utilities to be undergrounded.
3. See Ground Floor Plan for detailed view of bike parking at grade
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TOTAL GROSS SF: 20,107 SF
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GROUND FLOOR PLAN
831 WATER ST.   -   09/11/24 A01.10 20'10'

TOTAL GROSS SF: 21,059 SF
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LEVEL 2 PLAN
831 WATER ST.   -   09/11/24 A01.20 20'10'
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831 WATER ST.   -   09/11/24 A01.30 20'10'

TOTAL GROSS SF: 20,537 SF



1
A03.1

STUDIO

1 BEDROOM

2 BEDROOM

3 BEDROOM

OPEN SPACE

UTILITY

CIRCULATION

1,273 SF
3 BR

497 SF
STUDIO

779 SF
2 BR

12
' -

 1
0"

12
' -

 6
"

14
' -

 7
"

14
' -

 7
"

14
' -

 1
1"

186 SF
UTILITY

1,465 SF
MECH/SOLAR PV

2,793 SF
MECH/SOLAR PV FI

RE
 L

AN
E

26
' - 

0"

SE
TB

AC
K

20
' -

 0
"

FI
R

E 
LA

N
E

26
' -

 0
"

14' - 5" 34' - 1"

1
A03.5

4,366 SF
ROOF DECK

452 SF
1 BR

779 SF
2 BR

1,181 SF
3 BR

779 SF
2 BR

213 SF
BALC.

141 SF
BALC.

779 SF
2 BR

140 SF
BALC.

1,181 SF
3 BR

A02.1

2

5' - 11"

14' - 6" 14' - 7" 14' - 7" 14' - 7" 29' - 2" 14' - 10"

A02.21

1
A03.2

1
A03.4

A06.2
3

A06.2
1

A06.2
4

A06.2
2

1
A03.3

SOLAR COLLECTION 
15% OF ROOF AREA 

SOLAR COLLECTION 
15% OF ROOF AREA 

A04.4

1

71 SF
BALC.

141 SF
BALC.

141 SF
BALC.

142 SF
BALC.

LEVEL 5 PLAN
831 WATER ST.   -   09/11/24 A01.50 20'10'

TOTAL GROSS SF: 9,755 SF
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831 WATER ST.   -   09/11/24 A01.60 20'10'



MATERIAL BOARD
831 WATER ST.   -   09/11/24 A02.0

W1

NICHIHA VINTAGEWOOD
Spruce

C1

CONCRETE

S1

STUCCO
Extra White - SW 7006

S2

STUCCO
Gris - SW 7659

M1

BRUSHED ALUMINUM 
METAL PANEL
C18

F1

WINDOW FRAME
Black Vinyl Clad

F2

WINDOW FRAME
Black Anodized Aluminum

W2

NICHIHA VINTAGEWOOD
Ash

M2

CENTRIA METAL PANEL
Yellow

T1

CUSTOM GLASS TILE
Fog Navy Blue

S3

PAINTED STUCCO
Inky Blue - SW 9149

P1

TRESPA PANEL
Winter Gray
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BUILDING ELEVATIONS - SOUTH & NORTH
831 WATER ST.   -   09/11/24 A02.1

W1 S3 S2 F1 W1W2 S2F1 T1M2S1 F2 S3 S1S3 P1

Sheet Notes: a) the balcony overhangs on the south side will shade windows in the summer while letting sun in during the winter months (due to the lower angle of the sun); 
b) the windows and doors are operational, allowing for passive heating/cooling; c) operational window coverings will be installed to allow for control of solar heating.

REVISED BUILDING ELEVATION - SOUTH
1" = 10'-0"

S1S1M1 M1C1 M2

S3 W2 F1 S3F1S1M2

REVISED BUILDING ELEVATION - NORTH
1" = 10'-0"

S2 M1



LEVEL 1
0' - 0"

LEVEL 2
12' - 6"

ROOF LEVEL
53' - 2"

LEVEL 3
22' - 8"

LEVEL 4
32' - 10"

LEVEL 5
43' - 0"

LEVEL 1 RES.
1' - 6"

T.O. PARAPET
57' - 2"

LEVEL 1
0' - 0"

LEVEL 2
12' - 6"

ROOF LEVEL
53' - 2"

LEVEL 3
22' - 8"

LEVEL 4
32' - 10"

BASEMENT
-10' - 0"

LEVEL 5
43' - 0"

LEVEL 1 RES.
1' - 6"

T.O. PARAPET
57' - 2"

BUILDING ELEVATIONS - EAST & WEST
831 WATER ST.   -   09/11/24 A02.2

S3W1 S1T1F1 F2W2

Sheet Notes: a) the balcony overhangs on the south side will shade windows in the summer while letting sun in during the winter months (due to the lower angle of the sun); 
b) the windows and doors are operational, allowing for passive heating/cooling; c) operational window coverings will be installed to allow for control of solar heating.

S2W2 S3 S3W1 S1 F1 S1

REVISED BUILDING ELEVATION - EAST
1" = 10'-0"

REVISED BUILDING ELEVATION - WEST
1" = 10'-0"

M1 M2S2
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 1/8" = 1'-0"1 BUILDING SECTION - 3
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VIEW FROM N BRANCIFORTE AVE AND WATER ST
831 WATER ST.   -   09/11/24 A04.1



SIDE VIEW FROM WATER ST
831 WATER ST.   -   09/11/24 A04.2



REAR VIEW FROM N BRANCIFORTE AVE
831 WATER ST.   -   09/11/24 A04.3
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831 WATER ST.   -   09/11/24 A04.4

 1/16" = 1'-0"1 STREET ELEVATION - WATER STREET



SHADOW STUDY
831 WATER ST.   -   09/11/24 A05.1
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SIGN E SIGN C

SIGN A

SIGN B

SIGN D

WATER ST.

N 
BR
AN
CI
FO
RT
E 
AV
E.

SIGN PLANS
831 WATER ST.   -   09/11/24 A05.2

SIGN E
BLUE PAINTED ALUMINUM LETTERS

SIGN B,D
WHITE PAINTED ALUMINUM LETTERS

SIGN C
BLADE SIGN WITH BLACK FRAME

SIGN A
WHITE PAINTED ALUMINUM LETTERS 
WITH HALO ILLUMINATION

 1" = 20'-0"1 SIGNAGE PLAN

6 SIGN C - BLADE SIGN

2 SIGN D - LOBBY 3 SIGN B - RETAIL

7 SIGN E - PARKING ENTRANCE 4 SIGN A - 831 WATER STREET
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ENLARGED UNIT PLANS LEVEL 2-4
831 WATER ST.   -   09/11/24 A06.1
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01 LEVEL 2-4_STUDIO
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02 LEVEL 2-4_1 BEDROOM

 1/4" = 1'-0"
03 LEVEL 2-4_2 BEDROOM TYPE A

 1/4" = 1'-0"
05 LEVEL 2-4_1 BEDROOM TYPE B

 1/4" = 1'-0"
06 LEVEL 2-4_2 BEDROOM TYPE C
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04 LEVEL 2-4_2 BEDROOM TYPE D

0 8'4'



497 SF
STUDIO

34' - 1"

14
' -

 6
"

779 SF
2 BR

14' - 6" 14' - 6"

1,181 SF
3 BR

28
' -

 1
0"

14' - 6" 14' - 6" 14' - 6"

1,273 SF
3 BR

34' - 1"

12
' -

 1
0"

12
' -

 6
"

14
' -

 6
"

ENLARGED UNIT PLANS LEVEL 5
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ENLARGED UNIT PLANS LIVE/ WORK
831 WATER ST.   -   09/11/24 A06.30 8'4'

 1/4" = 1'-0"1 LIVE/WORK - GROUND FLOOR
 1/4" = 1'-0"2 LIVE/WORK - LEVEL 2



FRAMING, SHEATHING, S.S.D. 

8" STRIP OF SELF ADHERED FLASHING 
AROUND ALL SIDES OF WINDOW ROUGH 

OPENING 

(2) LAYERS BUILDING PAPER, LAP UNDER 
SASF

PLASTER CASING BEAD, TYP

SCHEDULED WINDOW, SEE EXT. 
ELEVATIONS

FINISH MATERIAL

SEALANT & BACKER ROD

GSM SILL PAN WITH FLASHING WITH 
BACKDAM AND END DAMS

SCHEDULED WINDOW, SEE EXT. 
ELEVATIONS. SET FLANGE IN SEALANT

SEALANT & BACKER ROD. WEEPS 
AT 24" O.C.

VENT STRIP

GSM FLASHING W/ HEMMED EDGE 
SET IN SEALANT

ROUGH OPENING FLASHING

MEMBRANE FLASHING.  LAP WINDOW 
FLANGE

MEMBRANE FLASHING.  LAP GSM 
FLASHING AND SUPPORT ANGLE

WEATHER BARRIER. LAP MEMBRANE  
FLASHING

SEE PLANS FOR WALL ASSEMBLY 

FINISH MATERIAL

CONTINUOUS CLEAT

EXTEND MEMBRANE TO BELOW
NAILER AND SECURE

MEMBRANE FLASHING
GASKETED FASTENERS

WOOD NAILER
CONTINUOUS SHIM

FASTENERS APPROX. 12" O.C.

SHT MTL PARAPET CAP

TREATED WOOD CANT STRIP
WALL PER WALL TYPE

SEAM PLATES AND FASTENERS -
SEE SINGLE PLY TABLE 7 FOR
ALT. PERIMETER SECUREMENT OPTIONS

SEALANT PER ROOFING MFR 
RECOMMENDATIONS

THERMOPLASTIC ROOF MEMBRANE

 THERMAL INSULATION

ROOF DECK

WALL SECTIONS
831 WATER ST.   -   09/11/24 A07.1

 6" = 1'-0"1 WINDOW SILL DETAIL 1

 3" = 1'-0"2 WINDOW HEAD DETAIL 1

 3" = 1'-0"3 PARAPET DETAIL 1



STOREFRONT 
HEAD 

SEALANT

FRAMING, S.S.D

EXTERIOR 
SHEATHING, S.S.D.

WEATHER BARRIER

PAINTED ALUMINUM CLOSURE 
FLASHING W/ WEEPS

SELF ADHERING 
FLASHING

SEALANT

RAINSCREEN PANEL

STOREFRONT 
WINDOW SYSTEM

ALUM BRAKE SHAPE

SIGNAGE/LIGHT 
BOX

3 5/8"
EXTERIOR GYP SHEATHING
RIM JOIST

HPL PANEL

SEE STRUCTURAL 
DRAWINGS FOR 
BALCONY SUPPORT 
DESIGN

SINGLE PLY ROOFING 
OVER PROTECTION 
BOARD OVER RIGID 
INSULATION

HPL SOFFIT PANEL
VENT

1' - 0"

EXPANSION 
JOINT

SEALANT

STOREFRONT 
WINDOW SYSTEM

SEALANT

SEALANT

FRAMING, S.S.D

EXTERIOR 
SHEATHING, S.S.D.

WEATHER BARRIER

PAINTED ALUMINUM 
CLOSURE FLASHING 
W/ WEEPS

SELF ADHERING 
FLASHING

SEALANT

RAINSCREEN PANEL

STOREFRONT 
WINDOW 
SYSTEM

ALUM BRAKE SHAPE

3 5/8"

STOREFRONT 
BASE

2"

METAL COPING 
PLATE  SET IN 
SEALANT

COMPOSITE PANEL 
AND RIGID INSULATION 
AT SOFFIT

SCALE:  1 1/2" = 1'-0"

TUBE STEEL POST AS 
NEEDED TO SUPPORT 
PARAPET

3 5/8"

FRT RIM JOIST

WATER PROOFING 
MEMBRANE AND SELF-
ADHERING FLASHING 
TO CONTINUE BEHIND 
GALVANIZED AND 
PAINTED S.M. 
FLASHING BOX

FF

WALL ASSEMBLY; SEE 
PLANS

PLATE AND 
ATTACHEMENT TO 
BE SET IN SEALANT

2"

1/2"

10"

BRACKET PLATE BY 
MFR. BOLTED TO 
SUBSTRATE

MANUFACTURED 
JULIET BALCONY, 
SEE SPECIFICATIONS

11
"

EXTERIOR ARCHITECTURAL ELEMENTS
831 WATER ST.   -   09/11/24 A07.2

3

4

2 1

JULIETTE BALCONY

SECTION THRU STOREFRONT DOOR/SIGNAGE @ RETAIL STOREFRONT @ LIVE/WORK HIGH PARAPET @ ROOF
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RECESSED WALL LIGHT

GARDEN BOLLARD

DOWNLIGHT 
(MOUNTED UNDER SOFFIT)

STREET LIGHT

STRING LIGHT

LIGHTING PLAN - GROUND FLOOR
831 WATER ST.   -   09/11/24 A08.10 32'16'
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STRING LIGHT

LIGHTING PLAN - ROOF LEVEL
831 WATER ST.   -   09/11/24 A08.20 32'16'
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1" = 20'

TREE TO REMAIN AND PROTECT

TREE PROTECTION LEGEND
DESCRIPTION SYMBOL

TREE PROTECTION FENCING

NOTES:
1. SEE SHEET L-4 FOR PROPOSED TREE SPECIES.
2. NO TREES ARE PROPOSED TO BE REMOVED.

PROPERTY LINE,
TYPICAL

PROPOSED TREE,
TYPICAL

PROPOSED STREET
TREE, TYPICAL

WATER STREET

831 WATER STREET
GROUND FLOOR

TREE PROTECTION
PLAN

EXISTING TREE SUMMARY
DESCRIPTION QUANTITY

TREES TO BE REMOVED 0
STREET TREES TO REMAIN AND PROTECT 2
TREES ON SITE 0

EDGE OF EMERGENCY
VEHICLE ACCESS

( In Feet )
1 inch = 20 feet

GRAPHIC SCALE
80402010020
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1" = 20'

RAISED PLANTER, LENGTH AND WIDTH VARIES
PER PLAN

LANDSCAPE LEGEND
DESCRIPTIONSYMBOL

NOTES:
1. SEE SHEET L-5 - L-6 FOR FURNISHINGS AND MATERIALS.
2. LIGHTING AND PHOTOMETRIC PLANS BY OTHERS.
3. TREES TO BE PLANTED MINIMUM 5' FROM UNDERGROUND

UTILITIES.
4. ALL PLANTING AREAS SHALL RECEIVE 3" THICK BARK MULCH

LAYER.
5. EACH BIKE RACK, TYPE 1 PROVIDES SEVEN (7) SHORT-TERM

PARKING SPACES.
EACH BIKE RACK, TYPE 2 PROVIDES TWO (2) SHORT-TERM
PARKING SPACES.
A TOTAL OF 39 SHORT-TERM PARKING SPACES HAVE BEEN
PROVIDED.

CONCRETE PAVING (GROUND LEVEL)

PAVERS, TYPE 2 (GROUND LEVEL)

ARTIFICIAL TURF (GROUND LEVEL)

PAVERS, TYPE 1 (GROUND LEVEL)

PAVERS, TYPE 3 (ROOF DECK)

PAVERS, TYPE 5 (ROOF DECK)

PAVERS, TYPE 4 (ROOF DECK)

LANDSCAPE NARRATIVE:
THIS SECTION OF THE PROJECT FOCUSES ON THE DESIGN OF
OUTDOOR AMENITY SPACES FOR THE RESIDENTS AND RETAIL
GUESTS AT 831 WATER STREET. RESIDENTS AND RETAIL VISITORS
ARE SURROUNDED BY LOW-WATER-USE, CALIFORNIA COASTAL
FRIENDLY LANDSCAPE IN A VARIETY OF OUTDOOR SPACES.
INCLUDED IN THIS PROJECT IS A PROPOSED ROOFTOP DINING
SPACE, ROOFTOP AMENITY SPACES FOR BOTH THE MARKET RATE
AND AFFORDABLE RESIDENTS, AND PERIMETER LANDSCAPING THAT
BLENDS THE PROJECT SITE WITH THE SURROUNDING
NEIGHBORHOOD AND COMMUNITY.

THE OUTDOOR AMENITY SPACES ARE DESIGNED TO OFFER A
VARIETY OF USES SO THAT EVERYONE CAN FIND THEIR FAVORITE
PLACE TO READ A BOOK OUTSIDE, SOCIALIZE WITH FRIENDS AND
FAMILY, OR EVEN GROW CHEF-WORTHY PRODUCE IN THE
PROPOSED VEGETABLE GARDEN BEDS.

WOOD GATE, 8'-0" HEIGHT

WOOD FENCE, 8'-0" HEIGHT

GUARDRAIL

DECORATIVE METAL PANEL, LENGTH VARIES

FURNITURE LEGEND
DESCRIPTIONSYMBOL

BAR HEIGHT TABLE, LENGTH VARIES PER PLAN

DINING TABLE, TYPE 1

LOUNGE TABLE, TYPE 1

LOUNGE TABLE, TYPE 2

LOUNGE TABLE, TYPE 3

LOUNGE TABLE, TYPE 4

LOUNGE TABLE, TYPE 5

SOFA, TYPE 1

SOFA, TYPE 2

LOUNGE CHAIR, TYPE 1

LOUNGE CHAIR, TYPE 2

LOUNGE CHAIR, TYPE 3

DINING CHAIR

DINING TABLE, TYPE 2

TREE LEGEND
SYMBOL BOTANICAL NAME

CEANOTHUS 'RAY HARTMAN' (TREE FORM)

DODONAEA VISCOSA 'PURPUREA'
(TREE FORM)

LYONOTHAMNUS FLORIBUNDAS
SSP. ASPLENIIFOLIUS

SHRUB LEGEND
SYMBOL BOTANICAL NAME

ACHILLEA MILLEFOLIUM

CAREX TUMULICOLA

LOMANDRA LONGIFOLIA 'BREEZE'

DESCHAMPSIA CESPITOSA

FESTUCA GLAUCA

MUHLENBERGIA RIGENS

SALVIA OFFICINALIS

SYMBOL
BIOTREATMENT AREA LEGEND

BOTANICAL NAME

CHONDROPETALUM TECTORUM

JUNCUS PATENS

GROUNDCOVER LEGEND
SYMBOL BOTANICAL NAME

BACCHARIS PILULARIS 'TWIN PEAKS'

EPILOBIUM CANUM 'EVERETT'S CHOICE'

PROPERTY LINE,
TYPICAL

EXISTING TREE TO REMAIN
AND PROTECT, TYPICAL

BIKE RACK, TYPE 1, SEE
SHEET L-5 FOR
SPECIFICATION

BIKE RACK, TYPE 2, SEE
SHEET L-5 FOR
SPECIFICATION

BUILT-IN BENCH, TYPICAL

PARKING STALL, SEE
CIVIL DRAWINGS

SCREENING FENCE

NO
RT

H 
BR

AN
CI

FO
RT

E 
AV

EN
UE

WATER STREET

831 WATER STREET
GROUND FLOOR

LANDSCAPE PLAN
GROUND FLOOR

EDGE OF EMERGENCY
VEHICLE ACCESS

DRIVE AISLE, SEE CIVIL
DRAWINGS

TRANSFORMER BY
OTHERS

ROLLING GATE, SEE
SHEET L-6 FOR
ELEVATION

GUARDRAILRAISED PLANTER,
TYPICAL

BIOTREATMENT RAISED
PLANTER, TYPICAL
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1" = 20'

RAISED PLANTER, LENGTH AND WIDTH VARIES
PER PLAN

LANDSCAPE LEGEND
DESCRIPTIONSYMBOL

NOTES:
1. SEE SHEET L-5 - L-6 FOR FURNISHINGS AND MATERIALS.
2. LIGHTING AND PHOTOMETRIC PLANS BY OTHERS.
3. TREES TO BE PLANTED MINIMUM 5' FROM UNDERGROUND

UTILITIES.
4. ALL PLANTING AREAS SHALL RECEIVE 3" THICK BARK MULCH

LAYER.
5. EACH BIKE RACK, TYPE 1 PROVIDES SEVEN (7) SHORT-TERM

PARKING SPACES.
EACH BIKE RACK, TYPE 2 PROVIDES TWO (2) SHORT-TERM
PARKING SPACES.
A TOTAL OF 39 SHORT-TERM PARKING SPACES HAVE BEEN
PROVIDED.

CONCRETE PAVING (GROUND LEVEL)

PAVERS, TYPE 2 (GROUND LEVEL)

ARTIFICIAL TURF (GROUND LEVEL)

PAVERS, TYPE 1 (GROUND LEVEL)

PAVERS, TYPE 3 (ROOF DECK)

PAVERS, TYPE 5 (ROOF DECK)

PAVERS, TYPE 4 (ROOF DECK)

LANDSCAPE NARRATIVE:
THIS SECTION OF THE PROJECT FOCUSES ON THE DESIGN OF
OUTDOOR AMENITY SPACES FOR THE RESIDENTS AND RETAIL
GUESTS AT 831 WATER STREET. RESIDENTS AND RETAIL VISITORS
ARE SURROUNDED BY LOW-WATER-USE, CALIFORNIA COASTAL
FRIENDLY LANDSCAPE IN A VARIETY OF OUTDOOR SPACES.
INCLUDED IN THIS PROJECT IS A PROPOSED ROOFTOP DINING
SPACE, ROOFTOP AMENITY SPACES FOR BOTH THE MARKET RATE
AND AFFORDABLE RESIDENTS, AND PERIMETER LANDSCAPING THAT
BLENDS THE PROJECT SITE WITH THE SURROUNDING
NEIGHBORHOOD AND COMMUNITY.

THE OUTDOOR AMENITY SPACES ARE DESIGNED TO OFFER A
VARIETY OF USES SO THAT EVERYONE CAN FIND THEIR FAVORITE
PLACE TO READ A BOOK OUTSIDE, SOCIALIZE WITH FRIENDS AND
FAMILY, OR EVEN GROW CHEF-WORTHY PRODUCE IN THE
PROPOSED VEGETABLE GARDEN BEDS.

WOOD GATE, 8'-0" HEIGHT

WOOD FENCE, 8'-0" HEIGHT

GUARDRAIL

DECORATIVE METAL PANEL, LENGTH VARIES

FURNITURE LEGEND
DESCRIPTIONSYMBOL

BAR HEIGHT TABLE, LENGTH VARIES PER PLAN

DINING TABLE, TYPE 1

LOUNGE TABLE, TYPE 1

LOUNGE TABLE, TYPE 2

LOUNGE TABLE, TYPE 3

LOUNGE TABLE, TYPE 4

LOUNGE TABLE, TYPE 5

SOFA, TYPE 1

SOFA, TYPE 2

LOUNGE CHAIR, TYPE 1

LOUNGE CHAIR, TYPE 2

LOUNGE CHAIR, TYPE 3

DINING CHAIR

DINING TABLE, TYPE 2

TREE LEGEND
SYMBOL BOTANICAL NAME

CEANOTHUS 'RAY HARTMAN' (TREE FORM)

DODONAEA VISCOSA 'PURPUREA'
(TREE FORM)

LYONOTHAMNUS FLORIBUNDAS
SSP. ASPLENIIFOLIUS

SHRUB LEGEND
SYMBOL BOTANICAL NAME

ACHILLEA MILLEFOLIUM

CAREX TUMULICOLA

LOMANDRA LONGIFOLIA 'BREEZE'

DESCHAMPSIA CESPITOSA

FESTUCA GLAUCA

MUHLENBERGIA RIGENS

SALVIA OFFICINALIS

SYMBOL
BIOTREATMENT AREA LEGEND

BOTANICAL NAME

CHONDROPETALUM TECTORUM

JUNCUS PATENS

GROUNDCOVER LEGEND
SYMBOL BOTANICAL NAME

BACCHARIS PILULARIS 'TWIN PEAKS'

EPILOBIUM CANUM 'EVERETT'S CHOICE'

FESTOON LIGHTING
ATTACHED TO POSTS,
TYPICAL

RAISED VEGETABLE
PLANTER BEDS, TYPICAL

UNIQUE VIEWING
ROOM

BBQ GRILLS AND
SINK

831 WATER STREET
ROOF DECK

LANDSCAPE PLAN
ROOF DECK

( In Feet )
1 inch = 20 feet

GRAPHIC SCALE
80402010020

BUILT-IN BENCH

PREFAB ROOF DECK
RAISED PLANTERS,
TYPICAL
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NOT TO SCALE

CEANOTHUS 'RAY HARTMAN' RAY HARTMAN CEANOTHUS 15 GALLON 15' x 15' L STANDARD TRUNK (TREE FORM)

ACHILLEA MILLEFOLIUM WHITE YARROW 1 GALLON 2' x 2' L

CAREX TUMULICOLA BERKELEY SEDGE 1 GALLON 2' x 2' L

1. TO ALLOW PROPOSED TREES TO REACH THEIR MATURITY, EACH TREE SHALL
HAVE THE FOLLOWING CUBIC FEET OF NON-COMPACTED SOIL: 700 CUBIC FEET
FOR SMALL TREES, 1.400 CUBIC FEET FOR MEDIUM TREES, 2.100 CUBIC FEET
FOR LARGE TREES.

2. ALL PLANTING AREAS SHALL RECEIVE 3" THICK BARK MULCH LAYER.
CONTRACTOR SHALL PROVIDE SAMPLE OF PROPOSED BARK MULCH FOR
APPROVAL. BARK MULCH SHALL BE LYNGSO SMALL FIR BARK (3/4" TO 1-1/2") OR
APPROVED EQUAL.

3. ALL STORM WATER TREATMENT AREAS SHALL RECEIVE 3" OF COMPOSTED,
NON-FLOATABLE MULCH.

4. TO MAXIMIZE DISPERSAL OF RUNOFF THROUGHOUT THE STORMWATER
TREATMENT SYSTEMS, THE PROJECT WILL NOT LOCATE TREES WITHIN THE
BASIN OR BANK PLANTING ZONES OF BIORETENTION AREAS, BUT RATHER ON
THE UPLAND PLANTING ZONES OF BIORETENTION AREAS PER APPENDIX D OF
THE SCVURPPP C.3 STORMWATER HANDBOOK. TREES WILL ALSO NOT BE
LOCATED DIRECTLY IN LINE WITH OR NEXT TO STORMWATER INLETS (CURBS,
OPENINGS, DOWNSPOUTS, CHANNEL/GRATES, ETC.)

5. CONTRACTOR SHALL PROVIDE ALL LABOR, MATERIALS, AND EQUIPMENT
NECESSARY TO FURNISH AND INSTALL PLANT MATERIAL AS SHOWN ON THE
DRAWINGS AND AS DESCRIBED IN THE SPECIFICATIONS.

6. UNLESS DESIGNATED ON THE DRAWINGS OTHERWISE, STRUCTURAL
IMPROVEMENTS AND HARDSCAPE SHALL BE INSTALLED PRIOR TO PLANTING
OPERATIONS.

7. PLANT LIST SIZES AND QUANTITIES SHALL BE USED AS A GUIDE ONLY.
CONTRACTOR SHALL TAKEOFF AND VERIFY SIZES AND QUANTITIES BY PLAN
CHECK.

8. A SOIL MANAGEMENT REPORT SHALL BE PROVIDED BY LANDSCAPE
CONTRACTOR AND SOIL AMENDMENTS SHALL BE FOLLOWED PER THE
REPORT. PHYSICAL COPIES OF THE SOIL MANAGEMENT REPORT SHALL BE
PROVIDED TO THE CLIENT, PROJECT LANDSCAPE ARCHITECT AND LOCAL
AGENCY AS REQUIRED. THE SOIL MANAGEMENT REPORT SHALL CONFORM TO
STATE AB1881 WATER EFFICIENT LANDSCAPE ORDINANCE (WELO) OR LOCAL
AGENCY ADOPTED WELO. CONTRACTOR SHALL OBTAIN A SOILS MANAGEMENT
REPORT AFTER GRADING OPERATIONS AND PRIOR TO PLANT INSTALLATION.

9. SAMPLES OF FERTILIZERS, ORGANIC AMENDMENT, SOIL CONDITIONERS, AND
SEED SHALL BE SUBMITTED PRIOR TO INCORPORATION. CONTRACTOR SHALL
FURNISH TO THE OWNER'S AUTHORIZED REPRESENTATIVE A CERTIFICATE OF
COMPLIANCE FOR SUCH FURNISHED MATERIALS.

10. ALL WORK ON THE IRRIGATION SYSTEM, INCLUDING HYDROSTATIC,
COVERAGE, AND OPERATIONAL TESTS AND THE BACKFILLING AND
COMPACTION OF TRENCHES SHALL BE PERFORMED PRIOR TO PLANTING
OPERATIONS.

11. LOCATIONS OF PLANT MATERIAL SHALL BE REVIEWED ON SITE BY THE
OWNER'S AUTHORIZED REPRESENTATIVE PRIOR TO INSTALLATION.

12. TREES TO BE PLANTED MINIMUM 5' FROM UNDERGROUND UTILITIES.

13. TREES PLANTED WITHIN FIVE FEET (5') OF HARDSCAPE OR STRUCTURES
SHALL BE INSTALLED WITH A ROOT BARRIER AS APPROVED BY THE OWNER'S
AUTHORIZED REPRESENTATIVE.

14. CONTRACTOR MUST CONTACT THE CITY ARBORIST TO VERIFY SPECIES (EVEN
IF SHOWN ON THE PLANS), LOCATIONS AND QUANTITIES OF ALL STREET TREES
PRIOR TO ORDERING MATERIAL. IF STREET TREES ARE TO BE PLANTED IN
TREE WELLS, FINAL LOCATION OF TREE WELLS SHALL BE DETERMINED BY THE
ARBORIST PRIOR TO INSTALLATION OF SIDEWALK.

15. ALL PLANT MATERIAL SHALL BE SELECTED IN ACCORDANCE WITH THE
AMERICAN STANDARD FOR NURSERY STOCK (ANSI Z60.1).

16. FOR STANDARD FORM TREES, CALIPER SIZE SHALL BE MEASURED 6" ABOVE
THE SOIL LIKE FOR CALIPERS EQUAL TO OR LESS THAN 4" FOR CALIPERS
GREATER THAN 4", CALIPER SHALL BE MEASURED 12" ABOVE THE SOIL LINE.
FOR MULTI-TRUNK TREES THE CALIPER SHALL BE ESTABLISHED BY TAKING
THE AVERAGE OF THE CALIPER OF THE TWO LARGEST TRUNKS. CALIPER IS
MEASURED 6" ABOVE ORIGINATION POINT OF THE SECOND LARGEST TRUNK
OF 6" ABOVE GROUND IF ALL TRUNKS ORIGINATE FROM THE SOIL.

17. STREET TREES SHOWN IN THE PUBLIC RIGHT-OF-WAY ARE FOR INFORMATION
ONLY. THE PLANNING PERMIT DOES NOT AUTHORIZE THE INSTALLATION OR
REMOVAL OF TREES IN THE PUBLIC RIGHT-OF-WAY. ACTUAL STREET TREE
LOCATIONS WILL BE DETERMINED BY PUBLIC WORKS AT THE IMPLEMENTATION
STAGE OF THE PUBLIC IMPROVEMENT PLAN. THE INSTALLATION OR REMOVSL
OF THE STREET TREES REQUIRES A PERMIT FORM THE DEPARTMENT OF
TRANSPORTATION. THE CITY ARBORIST WILL SPECIFY THE SPECIES.

SYMBOL BOTANICAL NAME COMMON NAME H x W NOTES
SHRUB LEGEND

DESCHAMPSIA CESPITOSA TUFTED HAIRGRASS 1 GALLON 2' x 2' L

FESTUCA GLAUCA COMMON BLUE FESCUE 1 GALLON 2' x 2' L

SYMBOL BOTANICAL NAME COMMON NAME
MINIMUM
CONTAINER SIZE HxW NOTES

TREE LEGEND
WUCOLS

PLANTING NOTES

MINIMUM
CONTAINER SIZE

PLANTING LEGEND

QUANTITY

WUCOLS

5 DODONAEA VISCOSA 'PURPUREA' PURPLE HOPSEED BUSH 15 GALLON 15' x 12' L STANDARD TRUNK (TREE FORM)

LYONOTHAMNUS FLORIBUNDAS
SSP. ASPLENIIFOLIUS CATALINA IRONWOOD 15 GALLON 40' x 25' L STANDARD TRUNK

QUANTITY

SYMBOL BOTANICAL NAME COMMON NAME H x W NOTES
GROUNDCOVER LEGEND MINIMUM

CONTAINER SIZE WUCOLSSPACING

BACCHARIS PILULARIS 'TWIN PEAKS' DWARF COYOTE BUSH 1 GALLON 2' x 6' L

EPILOBIUM CANUM 'EVERETT'S
CHOICE'

EVERETT'S CHOICE
CALIFORNIA FUSCHIA 1 GALLON 1' x 3' L

48" O.C. SPACING

24" O.C. SPACING

MUHLENBERGIA RIGENS DEER GRASS 5 GALLON 3' x 3' L

SALVIA OFFICINALIS GARDEN SAGE 1 GALLON 2' x 2' L

CHONDROPETALUM TECTORUM CAPE RUSH 1 GALLON 3' x 4' L

JUNCUS PATENS CALIFORNIA GRAY RUSH 1 GALLON 2' x 2' L

SYMBOL BOTANICAL NAME COMMON NAME H x W NOTES
BIOTREATMENT AREA LEGEND MINIMUM

CONTAINER SIZE WUCOLSQUANTITY

27

LOMANDRA LONGIFOLIA 'BREEZE' DWARF MAT RUSH 1 GALLON 3' x 3' L

96

10

45

90

28

31

46

264

26

9

PLANTING LEGEND
AND NOTES
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PAVER, TYPE 4 (ROOF DECK ON PEDESTAL PAVER SYSTEM):
• INDUSTRIA SMOOTH by TECHNO-BLOC
• COLOR: GREYED NICKEL
• FINISH: HD2 SMOOTH
• LAYING PATTERN: LINEAR LAYING PATTERN 01 FOR

INDUSTRIA 300 SERIES PAVERS

PAVER, TYPE 5 (ROOF DECK ON PEDESTAL PAVER SYSTEM):
• MODULAR DECKING BAMBOO WOOD TILES by BISON
• COLOR: DARK BROWN
• FINISH: SMOOTH
• PEDESTAL: SCREWJACK

PAVER, TYPE 3 (ROOF DECK ON PEDESTAL PAVER SYSTEM):
• SLEEK PAVER by TECHNO-BLOC
• COLOR: GREYED NICKEL
• FINISH: HD2 SMOOTH
• LAYING PATTERN: LINEAR LAYING PATTERN 01 FOR

SLEEK PAVERS

BIKE RACK, TYPE 2:
• CAPITOL BIKE RACK by FORMS + SURFACES
• COLOR: ALUMINUM POWDER COATING
• BIKE CAPACITY: TWO (2) BIKES

BUILT-IN BENCH:
• SOLID SERIF HUG A TUB AND SOLID SERIF WALL

BENCHES by STREETLIFE
• PLANTER FINISH: POWDER COATING

BIKE RACK, TYPE 1:
• PARK-IT BIKE RACKS by BARCO PRODUCTS
• MATERIAL: STEEL
• BIKE CAPACITY: SEVEN (7) BIKES

PAVER, TYPE 2 (GROUND LEVEL):
• VICTORIEN PAVER by TECHNO-BLOC
• COLOR: ONYX BLACK
• FINISH: SMOOTH
• LAYING PATTERN: LINEAR LAYING

PATTERN FOR VICTORIEN PAVERS

ARTIFICIAL TURF (GROUND LEVEL):
• VEHICULAR GRADED TURF

CONCRETE PAVING (GROUND LEVEL):
• COLOR: NATURAL GRAY
• FINISH: LIGHT BROOM FINISH

PERPENDICULAR TO PATH OF TRAVEL

PAVER, TYPE 1 (GROUND LEVEL):
• WESTMOUNT PAVER by TECHNO-BLOC
• COLOR: SHALE GREY
• FINISH: HD2 SMOOTH
• LAYING PATTERN: HERRINGBONE LAYING

PATTERN 05 FOR WESTMOUNT

PICNIC TABLE - GROUND LEVEL:
• SHALL BE TBD

UNIQUE VIEWING ROOM:
• SHALL BE TBD

PICNIC TABLE - ROOF DECK:
• SHALL BE TBD

COUNTER WITH BBQS AND SINK:
• SHALL BE TBD

LOUNGE SEATING:
• SHALL BE TBD

BAR SEATING:
• SHALL BE TBD

FURNISHINGS AND
MATERIALS
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FURNISHINGS AND
MATERIALS

ROLLING GATE
SCALE: 1/2" = 1'-0"

NOTES:
1. CONTRACTOR SHALL SUBMIT

SHOP DRAWINGS OF GATE OR
APPROVED EQUAL TO THOMAS
JAMES HOMES FOR APPROVAL.

2. ALL WOOD SHALL BE COMMON
REDWOOD.

3. STAIN SHALL MATCH ADJACENT
FENCE STAIN.

4. ALL FASTENERS AND GATE
HARDWARE SHALL BE
GALVANIZED.

5. HSS GATE FRAME SHALL BE
PAINTED. COLOR: RAL 9011
GRAPHITE BLACK.

NATIVE GRADE1

CLASS 2 AGGREGATE BASE,
4" THICK

2

CONCRETE PAVING, 4" THCIK4

8 1x6 BOARD, FASTEN TO
FRAME WITH LAG SCREWS

2x2 HSS GATE FRAME6

HEAVY DUTY GATE WHEELS
PER GATE CONTRACTOR

7

ADJACENT FENCE11

DOUBLE ROLLER HANGER
HARDWARE PER GATE
CONTRACTOR
ADJACENT FENCE POST10

CONCRETE CURB WHEEL STOP5

SECTION / ELEVATION

PLAN VIEW

SECTION

595 97

9 9 6 8 1111

7 3 2 1

10'-6"

4 8 6

6'-0" O.C.
1110

9
8
6

7

421

10

9

5 5

3 #3 REBAR AT 18" O.C., HOOK
INTO CURBS AS SHOWN

3

4

METAL FENCE, 6'-0" HEIGHT:
• GREENSCREEN TRELLIS PANELS by TOURNESOL
• POSTS TO BE 3" SQUARE TUBULAR STEEL, FINISH AMD COLOR: SILVER
• TOP AND BOTTOM RAILS TO BE #5105 STEEL EDGE TRIM, FINISH AND

COLOR: SILVER
• 3" THICK PANEL by GREENSCREEN

ELEVATION
SCALE: 1" = 5'

GREENSCREEN TRELLIS
PANELS by TOURNESOL

DECORATIVE METAL PANEL:
• SHALL BE TBD

FESTOON LIGHTING:
• SHALL BE TBD

GUARDRAIL:
• SHALL BE TBD
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NOT TO SCALE

FURNISHINGS AND
MATERIALS

RAISED PLANTER (GROUND LEVEL):
• SHALL BE TBD

BIOTREATMENT RAISED PLANTER (GROUND LEVEL):
• SHALL BE TBD

PREFAB ROOF DECK RAISED PLANTER:
• SHALL BE TBD

WOOD GATE, 8'-0" HEIGHT:
• SHALL BE TBD
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1" = 20'

NOTES:
1. FINAL DESIGN SHALL CONFORM TO AB1881 OR CITY ADOPTED

WATER EFFICIENT LANDSCAPE ORDINANCE.
2. ALL PLANTING AREAS SHOWN WILL BE COMMONLY MAINTAINED BY

THE OWNER AND IRRIGATED BY AN AUTOMATIC IRRIGATION
SYSTEM.

DRIP IRRIGATION FOR SHRUBS,
BUBBLERS FOR STREET AND ON-SITE
TREES

HYDROZONE LEGEND
DESCRIPTION

NOTES:
1.

2.

3. IRRIGATION SYSTEMS WILL BE PERMANENT BELOW GROUND
AUTOMATED SYSTEMS ADEQUATE FOR THE ESTABLISHMENT AND
MAINTENANCE OF ALL PLANT MATERIAL. THESE SYSTEMS WILL BE
INSTALLED AS SOON AS PRACTICAL AFTER GRADING AND PRIOR
TO PLANT MATERIAL INSTALLATION AND HYDROSEEDING.

4. ALL TREE AND SHRUB AREAS WILL BE IRRIGATED BY A
PERMANENT, AUTOMATIC, UNDERGROUND IRRIGATION SYSTEM.
TREE AND SHRUB AREAS SHALL BE ON SEPARATE VALVES
ACCORDING TO PLANT WATER REQUIREMENTS AND EXPOSURE.

5. ALL IRRIGATION SYSTEMS SHALL BE DESIGNED, MAINTAINED AND
MANAGED TO MEET OR EXCEED MINIMUM EFFICIENCY.

6. ALL IRRIGATION EQUIPMENT SHALL BE SCREENED
APPROPRIATELY FROM VIEW IN PUBLIC AREAS TO THE MAXIMUM
EXTENT POSSIBLE.

7. THE FINAL IRRIGATION PLAN SHALL ACCURATELY AND CLEARLY
IDENTIFY:

A. LOCATIONS AND SIZES OF WATER POINTS OF CONNECTION.
B. LOCATION, TYPE, AND SIZE OF ALL COMPONENTS OF THE

IRRIGATION SYSTEM, INCLUDING AUTOMATIC CONTROLLERS,
MAIN AND LATERAL LINES, VALVES, SPRINKLER HEADS, RAIN
SWITCHES, AND QUICK COUPLERS.

C. STATIC WATER PRESSURE AT THE POINTS OF CONNECTION.
D. FLOW RATE (GALLONS PER MINUTE), REMOTE CONTROL

VALVE SIZE, AND DESIGN OPERATING PRESSURE (PSI) FOR
EACH STATION.

E. HYDROZONE INFORMATION TABLE.
F. WATER USE CALCULATIONS.

8. A NEW IRRIGATION WATER METER SHALL BE INSTALLED FOR THE
LANDSCAPE IMPROVEMENTS.

9. THIS PROJECT IS NOT PART OF A RECYCLED WATER PROGRAM.
POTABLE WATER WILL BE USED FOR IRRIGATION.

SYMBOL

PROPERTY LINE,
TYPICAL

NO
RT

H 
BR

AN
CI

FO
RT

E 
AV

EN
UE

WATER STREET

831 WATER STREET
GROUND FLOOR

HYDROZONE PLAN
GROUND FLOOR

EDGE OF EMERGENCY
VEHICLE ACCESS

( In Feet )
1 inch = 20 feet

GRAPHIC SCALE
80402010020
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1" = 20'

NOTES:
1. FINAL DESIGN SHALL CONFORM TO AB1881 OR CITY ADOPTED

WATER EFFICIENT LANDSCAPE ORDINANCE.
2. ALL PLANTING AREAS SHOWN WILL BE COMMONLY MAINTAINED BY

THE OWNER AND IRRIGATED BY AN AUTOMATIC IRRIGATION
SYSTEM.

DRIP IRRIGATION FOR SHRUBS,
BUBBLERS FOR STREET AND ON-SITE
TREES

HYDROZONE LEGEND
DESCRIPTION

NOTES:
1.

2.

3. IRRIGATION SYSTEMS WILL BE PERMANENT BELOW GROUND
AUTOMATED SYSTEMS ADEQUATE FOR THE ESTABLISHMENT AND
MAINTENANCE OF ALL PLANT MATERIAL. THESE SYSTEMS WILL BE
INSTALLED AS SOON AS PRACTICAL AFTER GRADING AND PRIOR
TO PLANT MATERIAL INSTALLATION AND HYDROSEEDING.

4. ALL TREE AND SHRUB AREAS WILL BE IRRIGATED BY A
PERMANENT, AUTOMATIC, UNDERGROUND IRRIGATION SYSTEM.
TREE AND SHRUB AREAS SHALL BE ON SEPARATE VALVES
ACCORDING TO PLANT WATER REQUIREMENTS AND EXPOSURE.

5. ALL IRRIGATION SYSTEMS SHALL BE DESIGNED, MAINTAINED AND
MANAGED TO MEET OR EXCEED MINIMUM EFFICIENCY.

6. ALL IRRIGATION EQUIPMENT SHALL BE SCREENED
APPROPRIATELY FROM VIEW IN PUBLIC AREAS TO THE MAXIMUM
EXTENT POSSIBLE.

7. THE FINAL IRRIGATION PLAN SHALL ACCURATELY AND CLEARLY
IDENTIFY:

A. LOCATIONS AND SIZES OF WATER POINTS OF CONNECTION.
B. LOCATION, TYPE, AND SIZE OF ALL COMPONENTS OF THE

IRRIGATION SYSTEM, INCLUDING AUTOMATIC CONTROLLERS,
MAIN AND LATERAL LINES, VALVES, SPRINKLER HEADS, RAIN
SWITCHES, AND QUICK COUPLERS.

C. STATIC WATER PRESSURE AT THE POINTS OF CONNECTION.
D. FLOW RATE (GALLONS PER MINUTE), REMOTE CONTROL

VALVE SIZE, AND DESIGN OPERATING PRESSURE (PSI) FOR
EACH STATION.

E. HYDROZONE INFORMATION TABLE.
F. WATER USE CALCULATIONS.

8. A NEW IRRIGATION WATER METER SHALL BE INSTALLED FOR THE
LANDSCAPE IMPROVEMENTS.

9. THIS PROJECT IS NOT PART OF A RECYCLED WATER PROGRAM.
POTABLE WATER WILL BE USED FOR IRRIGATION.

SYMBOL

831 WATER STREET
ROOF DECK

HYDROZONE PLAN
ROOF DECK

( In Feet )
1 inch = 20 feet

GRAPHIC SCALE
80402010020
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AS SHOWN

SCALE: N.T.S.

NOTES:
1. NIPPLES AND FITTINGS TO BE SAME IPT

SIZE AS BACKFLOW ASSEMBLY.
2. INSTALL GREEN WEATHER GUARD

BACKFLOW BLANKET OR APPROVED
EQUAL.

3. DISSIMILAR METALS SHALL BE
SEPARATED BY AN APPROVED
DIELECTRIC FITTING.

4. ENCLOSURE SHALL BE STRONG BOX
LOW PROFILE SMOOTH TOUCH
SBBC-30CR OR SBBC-45CR, COLOR
DARK GREEN OR APPROVED EQUAL.
ENCLOSURE SHALL BE SIZED BASED
ON BACKFLOW DEVICE SIZE.  CONTACT
MANUFACTUER V.I.T. PRODUCTS
1-800-729-1314.

SCH. 80 PVC COUPLING- 2 TOTAL
SCH. 80 PVC 90° ELBOW-2 TOTAL (TxT
CONNECTION)
PVC MAIN LINE TO POINT OF CONNECTION
BUSH AS NECESSARY FOR SIZE TRANSITION

PVC MAIN LINE TO IRRIGATION SYSTEM
SCH. 80 PVC NIPPLE-2 TOTAL
FINISHED GRADE

POURED CONCRETE BASE-6" MIN.
THICKNESS-EXTEND 4" BEYOND OUTSIDE
DIMENSIONS OF ENCLOSURE

CONCRETE SUPPORT BLOCK
SCH. 80 PVC MALE  ADAPTER-2 TOTAL

SCH.40 GALVANIZED STEEL  NIPPLES-2 TOTAL

REDUCED PRESSURE BACKFLOW DEVICE
ENCLOSURE AND BLANKET

BACKFLOW ENCLOSURE-SEE NOTE 4.
ANCHOR ROD (TYPICAL)

ENCLOSURE

2
3
4

5
6
7
8

10 9

14

15

9

10
11
12
13
14

13

REDUCED PRESSURE BACKFLOW ASSEMBLY
PER IRRIGATION LEGEND1

BACKFLOW BLANKET15

1

FLOW

SEE
IRRIG

ATIO
N

LE
GE

ND

BACKFLOW DEVICE

13

2

3
4

8 126

10

9

5
7

1

15

11

8" MI
N.

PE
R

CO
DE

SCALE: 2" = 1'-0"

WALL SURFACE

ELECTRICAL SUPPLY
CONDUIT, CONNECT TO
POWER SOURCE, J-BOX
INSIDE CONTROLLER

WALL MOUNT
CONTROLLER, SEE
IRRIGATION LEGEND
FOR SPECIFICATION

WALL MOUNT CONTROLLER

IRRIGATION CONTROL
WIRE IN CONDUIT, SIZE
AND TYPE PER LOCAL
CODES

NOTES:
1. THIS DRAWING IS

PROVIDED FOR
REFERENCE ONLY.

2. INDIVIDUAL PROJECT
REQUIREMENTS AND
LOCAL CODES MAY
DICTATE DIFFERENCES IN
INSTALLATION
PROCEDURES THAT ARE
NOT IDENTIFIED ON THIS
DETAIL.

2

3

4

1

ELEVATION

1

2

433

3. ALL ELECTRICAL WORK
MUST CONFORM TO
LOCAL CODES.

4. VERIFY CONTROLLER
LOCATION WITH PROJECT
ELECTRICIAN.

5. REFER TO PRODUCT
LITERATURE FOR
ADDITIONAL
INSTALLATION
REQUIREMENTS.

SCALE: 2" = 1'-0"
BALL VALVE

SECTION

NOTES:
1. SEE IRRIGATION LEGEND

FOR EQUIPMENT
SPECIFICATIONS.

2. INSTALL IN ACCORDANCE
WITH MANUFACTURER'S
RECOMMENDATIONS.

1 NATIVE SOIL

2 IRRIGATION MAINLINE,
MINIMUM 18" DEEP

3 PVC ELBOW, 45
DEGREES, SCH 40

4 PVC, SCH 40

5 PVC, SCH 40, MINIMUM
8" LONG BOTH SIDE OF
BALL VALVE

6 BALL VALVE

7

8

PEA GRAVEL SUMP,
6" WIDE, 6" DEEP

BRICK SUPPORTS

9 PLASTIC VALVE BOX, 6"
ROUND, LID SHALL BE 1"
ABOVE FINISHED
GRADE, HEAT BRAND
"BV" ON LID IN 1"
LETTERS

1 234578 6 9

SECTION/ELEVATION

1'' 

SCALE: N.T.S.

DRIPLINE REMOTE CONTROL VALVE,
PRESSURE REGULATOR AND FILTER

PVC MAINLINE
PLASTIC VALVE BOX. HEAT
BRAND STATION  NUMBER
ON LID IN 2" CHARACTERS.
FINISHED GRADE

VALVE, SEE LEGEND
CONTROL WIRES WITH 36"
SERVICE COIL AND
WATERPROOF WIRE
CONNECTIONS, SEE LEGEND.
PRESSURE REGULATOR,
SEE LEGEND
SCHEDULE 80 UNION

PVC LATERAL

FILTER, SEE LEGEND

1 CU. FT. PEA GRAVEL SUMP

BRICK SUPPORTS

1

2

3

4

5

6

7

8

9

10

11

10

NOTES:
1. SEE IRRIGATION LEGEND FOR EQUIPMENT

SPECIFICATION.
2. INSTALL ALL IN ACCORDANCE WITH

MANUFACTURER'S RECOMMENDATIONS.

NATIVE GRADE12
BARK MULCH / PLANTING
(1" BELOW VALVE LID)13

2 313 5

46

7 9

1

11

8

12

SCALE: 2" = 1'-0"
TREE BUBBLER

6

NOTES:
1. SEE IRRIGATION LEGEND

FOR EQUIPMENT
SPECIFICATIONS.

2. INSTALL IN ACCORDANCE
WITH MANUFACTURER'S
RECOMMENDATIONS.

3. ALLOW 6" BETWEEN
TRUNK AND BUBBLER.

4. IF APPLICABLE, PLACE
ALL BUBBLERS ON UPHILL
SIDE OF TRUNK.

5. CONCEAL ALL EQUIPMENT
UNDER MULCH.

1 NATIVE SOIL

2 IRRIGATION LATERAL

3

4 SUPER FUNNY PIPE
ADAPTER, MALE
THREADS, 3/4" x 3/8"

5 SUPPER FUNNY PIPE, 3/8"

6 SUPER FUNNY PIPE
ADAPTER, FEMALE
THREADS, 1/2" x 3/8"

7

8

BUBBLER

ROOT BALL

9 SOIL STAPLE, SEE SOIL
STAPLE DETAIL

PVC TEE, SxSxT, WITH
3/4" THREADED OUTLET

10 MULCH

SECTION

9 5

7

10

4

3 2

8

1

SCALE: N.T.S.
REMOTE CONTROL VALVE

NOTES:
1. DO NOT LOCATE REMOTE CONTROL VALVE IN LAWN
2. COMPACT SOIL AROUND BOX TO SAME DENSITY AS

ADJACENT UNDISTURBED SOIL BUNDLE AND TAPE
CONTROL WIRE TO MAINLINE EVERY 10'

3. SPLICES IN CONTROL WIRE ARE NOT ALLOWED BETWEEN
CONTROLLER AND VALVE

4. SEE IRRIGATION LEGEND FOR EQUIPMENT SPECIFICATION
5. INSTALL ALL IN ACCORDANCE WITH MANUFACTURER'S

RECOMMENDATIONS

SCOTCH LOK #3577
CONNECTOR SEALING
PACK OR EQUAL

VALVE BOX: CARSON
SPECIFICATION GRADE,
NDS PRO SERIES, OR
EQUAL

REMOTE CONTROL VALVE:
SEE IRRIG. LEGEND

PEA GRAVEL SUMP, MIN. 6"
DEEP

ID TAG FOR VALVE
STATION NUMBER

PVC SCH 80 NIPPLE
(CLOSE)

TOP OF MULCH

LATERAL LINE

18" LENGTH EXPANSION
LOOP

PVC SCH 40 MIN 8" LONG
PVC 45 FITTING SCH 40
PVC SCH 40
S X S FITTING
PVC MAINLINE PIPE

BRICK SUPPORT-1 PER
CORNER

1

2

3

4

5
6

7

8
9
10
11
12
13

14
15

9
10
11

12

13

14

8
7
6
5

31

15

42

6"

3"
 M

IN
.

SCALE: 1" = 1'-0"
DRIPLINE END-FEED LAYOUT

NOTES:
1. SEE IRRIGATION LEGEND

FOR EQUIPMENT
SPECIFICATIONS.

2. INSTALL IN ACCORDANCE
WITH MANUFACTURER'S
RECOMMENDATIONS.

3. SPACE DRIPLINE PER
IRRIGATION LEGEND.
PLACE PERIMETER
DRIPLINE 2" TO 4" FROM
PLANTING AREA
PERIMETER.

1 PLANTING AREA
PERIMETER

2 DRIP CONTROL VALVE

3 PVC SUPPLY MANIFOLD

4 PVC CONNECTION,
MANIFOLD TO DRIPLINE

5 DRIPLINE

6 PVC FLUSH MANIFOLD

8 DRIPLINE OPERATION
INDICATOR

9 AIR / VACCUUM RELIEF
LATERAL, BLANK
DRIPLINE TUBING,
PLACED ON MOUND OR
BERM

10 AIR / VACUUM RELIEF
VALVE, PLACED AT
HIGH POINT, PLUMBED
TO BLANK DRIPLINE
TUBING7 DRIPLINE FLUSH VALVE

9
PLAN

7
8

3
2

10

1

5

4
6

4

DRIPLINE CENTER-FEED LAYOUT
SCALE: 1" = 1'-0"

NOTES:
1. SEE IRRIGATION LEGEND

FOR EQUIPMENT
SPECIFICATIONS.

2. INSTALL IN ACCORDANCE
WITH MANUFACTURER'S
RECOMMENDATIONS.

3. SPACE DRIPLINE PER
IRRIGATION LEGEND.
PLACE PERIMETER
DRIPLINE 2" TO 4" FROM
PLANTING AREA
PERIMETER.

1 PLANTING AREA
PERIMETER

2 DRIP CONTROL VALVE

3 PVC SUPPLY MANIFOLD

4 PVC CONNECTION,
MANIFOLD TO DRIPLINE

5 DRIPLINE

6 PVC FLUSH MANIFOLD

8 DRIPLINE OPERATION
INDICATOR

9 AIR / VACCUUM RELIEF
LATERAL, BLANK
DRIPLINE TUBING,
PLACED ON MOUND OR
BERM

10 AIR / VACUUM RELIEF
VALVE, PLACED AT
HIGH POINT, PLUMBED
TO BLANK DRIPLINE
TUBING7 DRIPLINE FLUSH VALVE

9
PLAN

7
8

10

1

5

7

2

44

3

66

4

DRIPLINE FLUSH VALVE
SCALE: 2" = 1'-0"

NOTES:
1. SEE IRRIGATION LEGEND

FOR EQUIPMENT
SPECIFICATIONS.

2. INSTALL IN ACCORDANCE
WITH MANUFACTURER'S
RECOMMENDATIONS.

3. ONE FLUSH VALVE SHALL
BE PLACED FOR EVERY 7
GPM PER ZONE AT LOW
POINTS.

1 NATIVE SOIL

2 PVC FLUSH MANIFOLD,
SEE DRIPLINE LAYOUT
DETAILS

3 PCV TEE, SxSxT, WITH
3/4" THREADED OUTLET

4 3/4" PVC NIPPLE, SCH 80

5 DRIPLINE FLUSH VALVE

6 PEA GRAVEL SUMP,
6" WIDE, 18" DEEP

7 BRICK SUPPORTS

8 PLASTIC VALVE BOX, 6"
ROUND, LID SHALL BE 1"
ABOVE FINISHED
GRADE, HEAT BRAND
"FV" ON LID IN 1"
LETTERS

SECTION

5

1

8

7
3
2

4

6

POTTERY IRRIGATION
SCALE: N.T.S.

TUBING STAKES PVC COATED 12
GAUGE WIRE U STAKES QUANTITY AS
NEEDED TO SECURE TUBING (2 MIN)
SALCO OR EQUAL

1/2" CHECK VALVE

I.P.S. FLEXIBLE SCH 40 PVC HOSE
(BLACK)

UV RADIATION RESISTANT 1/2" PVC
SCH40 (MIPT X SLIP) MALE ADAPTER

FLOOD BUBBLER ADJUSTABLE
NOZZLE-PER IRRIGATION LEGEND.
SECURE TO SHRUB ADAPTER.
POSITION BUBBLER OVER ROOT BALL
AND ABOVE FINISHED GRADE

PLANT BACKFILL-PER PLANTING
DETAILS

PVC SCH 40 TEE OR ELL  3/4" X 3/4" X
1/2" (SLIP X SLIP X FIPT)

1/2" PVC SCH 40 (MIPT X SLIP) MALE
ADAPTER UV RADIATION RESISTANT

1"
2"

POTTERY

PVC LATERAL PIPE- SIZE PER PLAN
TOPPING PEBBLES. SEE POTTERY
LEGEND

FINISHED GRADE

1/2" PVC PIPE SCH 40

1
2

3

4

5

6

7

8
9

10

11
12

13

2

12
5

6

7

9 13 11

1

8
3
4

10

IRRIGATION
DETAILS
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